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Resolution  
Of Commitment to the RPM Henderson Road Mixed Income 

Affordable Housing Project 
 
WHEREAS, on July 1, 2015, the Township of South Brunswick (Township) filed a Declaratory Judgment 
Action in compliance with the order of the N.J. Supreme Court in the matter of In Re Adoption of N.J.A.C. 
5:96 and 5:97 by N.J. Council on Affordable Housing, 221 N.J. 1 (2015), indicating its commitment to 
voluntarily comply with its obligation to provide a realistic opportunity for affordable housing; and 
 
WHEREAS, on December 8, 2015, April 4, 2017 and July 24, 2018, the Township adopted Resolutions 
outlining in detail its firm commitment to the RPM Henderson Road affordable housing projects, which 
included an assurance of a stable alternative funding source, such as municipal bonding, pursuant to 
N.J.A.C. 5:93-5.5(a)(3)ii, in the event that other funding is not approved for these projects; and 
 
WHEREAS, although the Township has every intention of voluntarily complying with its affordable 
housing obligation, which will also include other sites, the Township continues to believe that the RPM 
Henderson Road site is available, suitable, developable and approvable, as defined in N.J.A.C. 5:93-1, et 
seq., and that funding can be secured such that the Mixed Income project proposed for the site can and 
will be built within the 2015-2025 Third Round compliance period; and 
 
WHEREAS, the Township wishes to reiterate its firm commitment to this project, which includes 
assurance of a stable alternative funding source, such as municipal bonding, in the event that the New 
Jersey Housing and Mortgage Finance Agency funding request is not approved, pursuant to N.J.A.C. 
5:93-5.5(a)(3)ii; 
 
NOW THEREFORE BE IT RESOLVED on this 26th day of February, 2019, by the Township Council of 
the Township of South Brunswick, County of Middlesex, State of New Jersey, that: 
 

I. The Township of South Brunswick hereby confirms its firm commitment to voluntarily comply 
with its constitutional obligation to provide for a realistic opportunity for its fair share of low 
and moderate income housing. 

 
II. The Township intends to do so with a variety of housing styles, sizes and locations, designed 

to address the wide variety of low and moderate income housing need within the region. 
 
III. The Township continues to firmly believe that the RPM Henderson Road Mixed Income 

Housing project is worthwhile, especially since it fully complies with the requirements of the 
Council on Affordable Housing’s Second Round Rules. 
 

IV. The Township hereby reconfirms its commitment to this project, which includes assurance of 
a stable alternative funding source, such as municipal bonding, pursuant to N.J.A.C. 5:93-
5.5(a)(3)ii, in the event that other funding is not approved. 

 
V. A certified copy of this resolution shall be forwarded to Governor Phil Murphy; Lt. Governor 

Sheila Y. Oliver, Commissioner, Department of Community Affairs; Sean Thompson, 
Director, Office of Local Planning Services; Senator Christopher “Kip” Bateman; 
Assemblyman Roy Freiman; and Assemblyman Andrew Zwicker. 

 



Resolution 2019-139  Meeting of February 26, 2019 

Updated: 2/26/2019 11:56 AM by Donald Sears  Page 2 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Joseph Camarota, Deputy Mayor 
SECONDER: Josephine "Jo" Hochman, Councilwoman 
AYES: Bierman, Camarota, Grover, Hochman, Carley 

 
This is to certify that the foregoing is a true copy of a resolution adopted at the South Brunswick Township 
Council meeting held on February 26, 2019. 
 
 
 

 



South Brunswick  Mixed-Income Housing 
116 Units - 63 Affordable Units

           - 53 Market Rate Units 
9% Low Income Housing Tax Credit Scenario 
Uses 

Acquisition $2,618,000
Construction Costs $19,739,120
Contingency (Hard & Soft) $1,086,462
Professional Services $1,327,000
Carrying & Financing $1,895,672
Developer Fee $3,102,500
Marketing $139,200
Escrows $1,375,423

$31,283,376

Sources 
Permanent Mortgage $10,151,463
Low Income Housing Tax Credit Proceeds $16,303,657
RPM Deferred Developer Fee $1,551,250
South Brunswick $17,500 AHTF Contribution $1,102,500
Middlesex County - HOME & Coming Home Funds $960,000
FHLB-NY AHP Funds $1,214,507

$31,283,376

Tiebreaker - Tax Credits per Affordable Bedroom 
Tax Credit Allocation Request $1,716,346
Total Bedrooms 200
Tiebreaker $8,581.73



Township of South Brunswick, Middlesex County 

211 Henderson Road (RPM Site) 

 

Timeline for mixed income affordable housing development construction 

 

March 7, 2019 

 

Family Housing Development, 116 units 

Preliminary / Final Site Plan Approval June/July 2019 

LIHTC Application August 2019 

Application for Federal / State / Regional / County Approvals August 2019 

Notification of LIHTC Award November 2019 

Selection of Contractor and Construction Commencement January 2020 

Begin Marketing / Leasing October 2021 

Construction Completion January 2022 

Complete Leasing April 2022 
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Market to Affordable (REACH) Program Operating Manual 
 
HOMEOWNERSHIP PROGRAM 
 
Determining How Much to Spend on a Market Rate Unit 
 
The Township of South Brunswick will spend up to $275,000 to purchase a market rate housing 
unit, write down the cost of the unit to an affordable price and sell it to an income-eligible 
household.  Low-income households are those whose household income is 50 percent or less 
than median income, and moderate income households are those whose household income is 
between 50 and 80 percent of median income.  
 
The municipality shall provide a minimum of $25,000 per unit to subsidize a moderate-income 
unit and/or up to $125,000 per unit to subsidize each low-income unit. 
 
The Township of South Brunswick will find units that are appropriately priced on the market so 
as not to spend over the net amount.  In order to accomplish this, the municipality has developed 
illustrative prices for affordable homes based on the local tax rate, equalization ratio, current 
interest rates and condominium fees as applicable.  These affordable prices, plus the maximum 
subsidy, less any anticipated soft costs associated with the transfer of the property will give the 
municipality the maximum sales prices for the market rate homes. The Market to Affordable 
Calculator will be used to calculate this amount.  Funds for this subsidy may come out of the 
Affordability Assistance portion of the municipality’s Affordable Housing Trust Fund. 
 
This program will be administered in accordance with UHAC at N.J.A.C. 5:80-26.1 and 
COAH’s regulations per N.J.A.C. 5:97-6.9, et seq. with the following exceptions: 

1. Bedroom distribution, N.J.A.C. 5:80-26.3(b) and (c); however, the ordinance shall not 
restrict the number of bedrooms per unit 

2. Low/moderate income split (N.J.A.C. 5:80-26.3(a); subject to the provisions of N.J.A.C. 
5:97-6.9(a), units in a market to affordable program shall be exempt from the requirement 
that at least 50 percent of the units created shall be affordable to households earning 50 
percent or less of regional median income.  In programs limited only to moderate income 
households, an equivalent number of housing units for low income households shall be 
addressed through other mechanisms in the Fair Share Plan. 

3. Affordability average requirement (N.J.A.C. 5:80-26.3(d) and (e); however, the 
maximum sales price for a moderate-income unit shall be affordable to households 
earning no more than 70 percent of median income and the maximum sales price for a 
low-income unit shall be affordable to households earning no more than 40 percent of 
median income. 

 

 

Phone 
732-329-4000 

Ext. 219 
TDD 

732-329-2017 
FAX 732-274-2084 
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Finding a Unit 
 
The municipality may employ any number of methods to find units suitable for the Market to 
Affordable (REACH) program.  The number of bedrooms in a unit shall not be a factor in the 
determination of whether to include a unit in the Program. The Township of South Brunswick 
will use the following techniques to find units to use for this program: 
 

• Search the real estate listings to find units  
• Employ a real estate agent to search MLS listings for appropriately priced units each 

month 
• Advertise the program locally to find interested sellers 
• Look for local foreclosures and visit Sheriff sales to bid on units 
• Township may also enter into an agreement with a local non-profit to locate additional 

units 
 
Once an eligible unit has been identified, The Township of South Brunswick will work through 
the real estate process to purchase the unit.   
 

A. Staff to walk through potential unit with Township building inspector.  Only units 
meeting the C/O requirements or in need of minimal repairs (less than $1,000) will be 
considered as a potential purchase.  

B. Request Township assessor provides a list of recent (6 months) property sales of 
comparable units to assist with determining amount of offer. 

C. Staff to forward summary of property inspection to Township Attorney for review with 
Township Manager and Council. 

D. Order Property Appraisal 
E. Township appointed attorney to negotiate with owner to determine sales price 
F. Staff to prepare Maximum Sales Price of Unit utilizing COAH Market to Affordable 

Housing Unit Calculators. Purchase Units to be priced at 40% of median income for a 
low-income unit and at 55% to 65% of median income for a moderate-income unit. 

G. Upon Council’s approval of unit, staff to prepare Randomization list of applicants and 
pre-certify applicants  

H. Advise Attorney and request that offer documents be prepared.  Prepare an Option to 
Purchase for a three-month period in preparation for a closing contingent upon the 
COAH buyer obtaining mortgage approval.  Township to provide subsidy at time of 
closing 
 Option to Purchase should include provision that allows potential COAH purchasers to 
schedule appointments to view the units after a Letter of Introduction has been prepared 
by the COAH program staff and allow for a home inspection conducted by a licensed 
Home Inspector.   

I. Staff to establish a file for the REACH unit.  File to include copies of Option to Purchase, 
COAH Sales Price Calculator, third party appraisal, Randomization Lists and other 
information pertinent to the unit. 

J. Funds from the Affordable Housing Trust Fund will be used to purchase the unit. 
Additional units may be purchased utilizing funding (if approved) from the County of 
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Middlesex HOME program and the New Jersey Department of Community Affairs 
Balanced Housing Program 

K. The units will not be age-restricted. 
L. The Township will acquire and resell approximately five units per year. 

 
Inspection and Rehabilitation 
 
The Township of South Brunswick’s code inspector will perform an inspection of the unit prior 
to sale to determine if any rehabilitation needs to be done in order to make the unit habitable and 
bring it up to code.  Only units meeting the C/O requirements or in need of minimal repairs (less 
than $1,000) will be considered as a potential purchase.  
 
Once rehabilitation is completed, the unit will be made available to an income-eligible buyer and 
sold pursuant to the Uniform Housing Affordability Controls (UHAC, N.J.A.C. 5:80-26.1 et 
seq.).   
 
Pricing and Selling the Unit 
 
The unit will be priced according to the number of bedrooms, its designation as either low or 
moderate income, its designation as either age-restricted or non-age restricted, and whether there 
are any condominium or homeowner’s association fees for the unit.  The maximum sales price 
for a moderate-income unit shall be affordable to households earning no more than 70 percent of 
median income and per F. above, moderate-income prices will be set between 55% and 65% of 
regional median income and the maximum sales price for a low income unit shall be affordable 
to households earning no more than 40 percent of the regional median income.  The initial 
purchase price shall be calculated so that the monthly carrying costs of the unit, including 
principal and interest (based on a mortgage loan equal to 95 percent of the purchase price and the 
Federal Reserve H15 rate of interest), taxes, homeowner and private mortgage insurance and 
condominium or homeowner association fees do not exceed 28 percent of an eligible 
household’s income.   
 
Once the price has been established, the AA will use procedures outlined in UHAC and the 
Municipal Operating Manual for Sale Units to affirmatively market the unit and identify an 
income-eligible buyer.  Upon closing, proper deed and mortgage documents from UHAC will be 
placed on the unit, which will ensure its continued affordability.  Proceeds from the sale of the 
unit will be placed in the Affordable Housing Trust Fund. 
 
Administration 
 
South Brunswick’s Market to Affordable Program will be administered program by the 
Township of South Brunswick Affordable Housing Division, Administrative Agent for the 
Township.   Interested sellers may contact them at (732) 329-4000, ext. 7220 to learn more about 
how to apply for the Program.   
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